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To Whomn it may concern,

MM2 - Land at Hawthorn Place, Clitheroe
Regulation 22 Main Modifications Consultation

Please find attached Deliverabllity Staterent from Persimmon Homes Lancashire in support of
proposed site MM2.

Persimmon consider the inclusion of this site would constitute a sound and legally compliant
modification. The site is both deliverable and developable.

Persimmon consider the modification in relation to MM2 to only be unsound in relation to the
numbers stated for the allocation. The allocation can sustain a higher number of units than the
suggested modification. We feel that the current numbers propose are inconsistent with the
National Planning Policy Framework. In particular, Chapter 11

Chapter 11 which addresses the effective use of land, and paragraphs 117 and 122 in particular,
which both advocate the importance of the efficient use of land through appropriate densities:

‘Planning policies and decisions should promote an effective use of land in meeting the need for
homes and other uses, while safequarding and improving the environment and ensuring safe
and healthy living conditions’.

We would be happy to take part in any further examination in connection with this
representation, and would like to be kept informed.

Yours faithfully,

Perwrimon Homes Lancashire 14 a woading divinos of Persmmuor Hames Limited
Hegraogtnd Ctice Persmman House. Fultord. York Y019 AFE
Regustered in England No 4108747 A Subsidian, company of Persimmon ple
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Site Deliverability Statement

Land off Hawthorne Place,
Clitheroe

Persimmon Homes
Aug 2018




1.1 Introduction

This statement supports the Proposed Main Modifications Additronal
Housing Allocations in so far as it relates to the inclusion of site Devpry
This dacument iterates the sites deliverability, and therefore
appropnateness and support for its allacation for residertial
development

1.2 Purpose

The pnmary purpose of this document s to show that the site ta the north
of Hawthome Place is not only deliverable but can be delivered within the
next five years to provide much needed family housing wathin Clitheroe

This site has already been identified in an objechive assessment by Ribbie
Valley Berough Council {(RVBC} through out the Housing & Ecanormic
Development, Development Plan Document (HED DPD) and most
recently and specifically, a ‘Proposed Additional Housing Land Allocations
To Be included Within Housing And Employment Land Development Plan
Document’ report . The final stage of thes 15 to show that the site can be
brought forward and that there are no major viability, physical or pohcy
constramts on the site

This document will also begin the design process through appraising the
existing surrounding housing design and styles to incorporate the
surrounding vernacular into the developments design principles at later
stages
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2.1 Site Context & Existing Features

Site MMz / Devpr3 15 located an the north east urban edge of
Chtheroe. Between the River Ribble and the railway line

The 4acre site 15 compnsed of land at Hawtharne Farm, The site 15
compnised of a single, medium sized pasture field. Bordered to the
east, south and west by residential development and to the nosth by
further open fields, delineated by fences and bedges

A few mature trees sit on the boundary of the site, and a limited
number of smaller seif seeded specimens stand within the site Any
trees of significance can be retained within the layout.

There are no buildings on the site and it 1s relatively flat. There are no
averhead obstacles requinng diversion, nor any Public Rights of Way
crossing the site.

The site 1s access from Fawthorne Place It is confirmed that the site
can be access whaolly from the adopted highway and land within the
control of Persimmon Homes. To the east of the entrance is an
equipped local area of play and a substation

Running under the site north to south s a gas main. This runs under
the existing Hawthome Place and continues northin the same
fashion under the site. This will require an easement to run through
the site. But just as it does underneath the existing Hawthome Place
ths can be accommodated in a sensibly destgned layout, without
impacting an the capacity of the site

Images 2 (above) Site red line and context
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3.2 Surrounding Land Uses

The nearest bus stops are located within 200m of the site
(7no services currently serve this stop) There are
numerous others, mcluding the bus exchange less than
goom from the site From here thare are a considerable
number of local and even regional services, with others
serving Lancaster, Bfackbum, Nelson, Myerscough, Mellor,
Longndge, Preston, Skipton and more

Chtheroe Railway station, on the edge of Clitheroa Town
Centre is also within q00m of the site. An acceptable
walking distance. From Chitheroe there are hourly service
passing through Blackbum, Bolton and Manchester

The town centre, as mentioned has the vsual associated
facilittes such as, Medical Centre, several Dentist,
canvenience stores, Council Offices, banks, public houas
et

The built form of Clitheroe surrounds the site on three
sides. To the north are further fields which could
accommodate further development if required and 2
private school, Moorlands North further, is the quarry and
works known as Castle Cement

There are a number of well respected Prmary and
Secondary schools in Chtheroe Several of these are within
o.gmiles of the site

The nearest sports facilities are at Clitheroe Cricket club,
o.6miles from the site. Clitheroe Swimming Baths lie less
than 1 smules form the site

It 1s clear to see, from even this very basic overview that
the sie s very sustainably located in an attractive area
close Clitheroe Town Centre. As such it presents a very
sustarnable and marketable site

@ Primary School
® Secondary School
@ Bus Stop
@Ruitway Station
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3.2 Surrounding Residential

Waddington Road 15 charactersed by relatively high density development Character stone terraced |
mews properties sit behind shallow front gardens and low stone walls behind the footpath with an
street parking to the frontage. Some properties have onginal dormer features on the second floar

As you turn on to Hawthorne Place the first stretch is of smaller scale stone terraced units siting
directly behind the footpath. Again parking is infarmal on street. This 1s single sided as the street 1s
relatively narrow. Properties are limited to two storey

The rmid section of Hawthorne Place 1s more recent and 15 charactensed by 2storey 19305 style semu-
detached properties with side drives and a deeper front yard f garden. Now brick and render become
the predommant materials

As you come to the last, and most recent section of Hawthorne Place the devefopment evolves into
detached, brick built properties with off street frontage patking. Because of this, the separation
distances are greater and the overall feeling 1s more spacious,

Park Avenue 1s much the same as the mid section of Hawthome Place. As you reach the end however,
a number of semi-detached bungalows {(mainly dormers) replace the previously predomenant two story
units Bnck and render are the main matenals

Immediately west of Hawthorne Place 15 Eastam Strect. This was built at similar intervals to much of
Hawthorne Place and 15 characterised by large, indwidua! detached dwellings set in reasonabie size
plots and with off street parking. There are sermi-detached properties, but these are also of a larger
scale and more individual design. Materials are a mix of stone and brick. Dwellings ara two storeys,
many with onginai room in roofs

The surrounding neighbourhood is predominantly flat.
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3.3 Ecology & Open Space

The site is currently a pasture field. A full Phase 1 survey will be carned out
ta support a planming applicatron However, initial walkovers do not
indicate any special features of ecological interest or habitat. There are no
locally or national’y designated sites on, or diractly adjacent to the site
The nearest 555115 0 smiles to the narth {Coplow Quarsy)}

There s an existing play area adjacent the site 1t would therefore not
make sense to repeat provision within the proposed allocation. There are
no internal field boundanes that would require respecting on the site

3.4 Landscape

Due inmost part to the flat topography of the local area, and the fact that
it 1s neighboured on three sides by existing residential development
means that there are very imited short distance wiews into and out of the
site

To the north, although open, mature trees along the dnveway of
Moorland School, castle cement and the tree'd embankment of the raii
hine limit any other opportunities for view from publicly accessible ponts

Agam, due to the topography and intervening built development, views of
the Castle are not possible from the site

3.5 Access

Both pedestrnian and cydle access to the site would be from Hawthorne Flace The
site 1s not of suffisent sixe to warrant any additional alternative emergency, vehicle
ot active transport accass options A Transport Statement would be required to
support any application that came forwards. Imtial warks by highway consultants
found nothing that would preclude development of this site

Images 1 (above) Site red line




3.6 Archaeology

There has been a considerable breadth of archaeological works carnied out
in Clitheroe However, non have been recorded on this site it 1s not
believed that that this site would harbour any archaeological remains of
substantive interest. However a desk top and geophysical exercise would
inform the requirement for a fimited trenching exercise should it be
required.

3.7 Site Investigation | Ground Conditions

The site 15 green field and has not previously been developed There are
no BGS recorded landfill sites, istoncal fandfill sites, registered landfill
sites, licensed waste management facilities, waste treatment sites, local
authority recorded landfill sites and regtstered waste transfer stations
sites at the site

The geological map indicates that the site 15 undedain by Devensian Till
{clay). The geological map indicates that the solid geology consists of the
Clitheroe Limestone Formation and Hodder Mudstone formation of the
Chatbum Limestone Group

The Mining and Ground Stabity records indicates the site s not within a
coal muning affected area and there are no man made cavities, natural
cavities or records of rmining instability within soom.

itis therefore not expected that any contamination preventing
development will be encountered.

3.8 Drainage & Services

The Development hes outside any Flood Risk designated areas (within Flood Zane
1), an area with very fow fluwal risk. The site is outside the flood nisk area of all
dentified sources of flood potential and as such the development type 1= deemed
to be suitable for this location

The site will be drained of both Surface and foul water via Hawthorne Place
All service connections can be made withim the adopted tighway in Hawthorne

Place, or if necessary Waddington Road Electncity can be supphied directly from
the adjacent substation.




4.1 Site Capacity

The site 15 proposed in the policy to delver 4ono
units. Cansidenng the constraints of the site,
Persimmon beheve that this is pessimistic. Inutial
considerations on the site fead us to consider thatit
could accommodate nearer 6ano. dwellings

The draft sketch layout opposite meets local policy in
so far that it provides the requisite levels of public
open space, can provide for the requisite levels of
parking provision, prowides an appropnate hiesarchy
of roads to meet adoptable standards and provide for
residential and service vehicles, respects the gas
mawn and its easement, provide an apprapriate mix of
dwellings {(both size and scale), and, meets
affordable and elderly homes provision

requirements

Thes plan is for dlustration purposes and will be
subject to detailed pre-applicatron discussians and
further discussion on the Council poliaies and
aspirations for the site

4.2 Viability

Persimmon Homes Lancashire have reviewed this site
and undertaken a site specific viability apprsal The
appratsal has taken account of the cumulatve impact of
policy burdens . The resuits indicate that under current
and future market conditions the scherme 1s viable in
terms of appropriate s106 contnbutions in line with the
new NPPF and NPPG




5.1 National Planning Policy

The revised Natonal Plancryy Pokcy Framework (NPPE| 15 ascpied plansung policy and therefore forms a
ratenal cansideranon «n the praparation of Plans The document 13 pan of Ihe Governman! s am (0 make the
planming syslem (ass complex and more accessible. while at 1he sama time prolecting 1he ermronment and
promalmy susiainable growth

The NPPF 18 a matenal consaderation, however 1 does nol atier the statulory status of the Deveopmen] Plan as
e stanting point for d hing. Due cor should also ba given to Planning Policy Gikdance
{PPG). and mny local SPD documents considerad refevant lo thes proposat j—

jo key themas of the rewsed dotumant, which are relevant 10 s sile include (but are not necessany kmited
10]
‘Dehvery of houting, and affectva use of land
-Chapter § of ihe rewsed NPPF addressed the delvery of o suffioent uﬁ-vz of homes Paragraph 5% notas fo
zupport the Governmont s ohiyecton of signdicantly hoostamg (e supply of homes, # i mporiant that a sulfcent
amount ane vanely of Lang can come forwartt. wiiere i 1S needed. (hal Ine needs of Grouns with speciic housmyg
requremonis are Adarassed anxd that iand with permsson is developed wathoul imecas<ary delay
‘Chapler 8 promodes healthy and sale communilies which encournga socls! interaction, ensuning developments
are acceasibia and promote healthy lifestyles, Paragraph 103 slates ‘sipnicant davelopment shots bz foTissed
on locatons which are or can be made siustamnatea thiough kming the need to ravel, s offerng a genun-
choice of iransport modoes
‘Paragraph 108 siales thal o assessing silas thal may be atiocated for development in ptans. or specific I
epplications for devaiopmant, it should be ensured that }
= aYITENRAE Op s to g
yne 0 development and €x locaon
~5ARE AN Drfalen LAY IO ihe 348 CB DA achumved Ky B Aers And
SOrefcant irpact) Wont i (eviiCpnent 1 ihe A r Peinerk [ feems of capadly ao Lomaeston), o
on safely Cant be cost #ff y mdipated fo A gegree

Franspor] modes cAn be tv lins been taken tp gven the

Chapler 11 podresses the eflechive use of land. and caragraph 117 nows thal plaanieg pacas #nd decrions |
shodd promvale an elfecive use of land v iacing tha neadt for hiengs ard ather 1ises. wiie salpquaring and i
rhyvoveg the epveomeal and Ansirog sale ard heallby ineg contftons [
With regards 10 achieving appropssie densities, pamgragh 122 requar planmng pohods and gecsions to suppont |
developmen! that makes athcianl uss of Iand, 1sking 0o secownl I
‘the identified need for diferent types of houaing ann olher forms of developmeni. and the avartability of land

suntable for aocommadating il |
the local market conditions ana wiability

-the avdatkly and capaoly of infrasiruchiwe and seracas - both 8xstmg and propoased - as well as ther

votenual for further smorovemen! and tha scope (0 promote suslsinable ravel modes (hat lmit fulure car use,

-lher desirmmbikly of mainlaining an aren s poviring characie” and seiting (inthuding residential gardens). of of
pramating regenearation and chanpe, and

«the impariance of securing well designed. attractive and healthy places.

In Chapler 2. he revsed NPPF calls for planning pobcies ana dacision 10 ensure thal developments

=will function wed and add 1o iy overall gualdy of the area. not just for the siort torm bul oves the totere of the
thevelopment

are visually aliraciive as 4 result of good architecturs, layout Ano sppropnate and effecive landscapng

v sympatheli to foci characior and hstory. mchadindg tha Surrpunding hudt envimoment and tandscape
setting whie nl revening o discoraging Bpymonale swievaton or change (steh as ncreased densdies)
establish or mamlan & strong sense of place, usny ihe arangement of sireels. apaces, bulkdng lypes arxl
matorois i croale atvaciive welconng and thshnctive places fo Ive. work and visit L1

«0plirmse the potastnd of the ade & accorvnotale art sustar rn apprmpnale amoun! and mix of davelopmart

e

National Planning Policy Framework

[

(metudant green and other prbi space) and support foced facites and iransport eiwoiks and

rrpate pirces that am sale mchisve and accossibie and wiich promole health and wef-teing. with a high

slandard of amangy lor extsting and futurs users, aod whore orme aod disorter. and ihe fear of crma. o ot

urnierrng the quatity ol lde or communty cotesnn and raslience

w.ﬂumuﬂ_ wmnua w,h.._ﬂq o %nwu u::uu.avww_sn aﬂnﬁ ..En: usac“u be considered throughout the svolution
3 L] ﬂgﬂuﬂ_ . Immon COMmm 4 §§

the laytul everlaal 1 the mitial hagis _aw davalop t o.wﬂ_o% il sk el

y lechrutal work 1o support an agphcation

Tha delvary of residenlial development al Hawihorns Farm would b in full compliance with the NPRE




The deliverability status of the proposed site has been considered througiiout this
document. The site can he delivered in the short term, to contibute to the gyear
supply for the Ribble Valley

The site sill create jobs both directly through construction, sales and indirectly
through increased spending within the local area and supply chain. A devalopment
of this size could result in annual council tax receipts of approximately £7:,000. the
site 15 well served by existing vehicular infrastructure and public transport

It is intended that further studies will be undertaken in liatson with the Counal to
inform a full and detailed application for the site to be subrmitted in 2018

To confirm, the site is available, sustainable and deliverable and development can
be achieved in hen with the new NPPF and the most up to date Local Policy. Thete
are no insurmountable constraints that the land owner or Persimmon Homes are
aware of that would prevent us from developing the site

The development of this site could make a constructive contribution to delivenng
the boroughs market and affordable housing need i the short term

Building 64 homes is estimated to:

5 & L] o L] L]
@ % % ﬂ ﬂd Suppor the empiovmer: o 198 peop'a

Fiowide 2 apprenticas, Orajuates or traneges

INCrease onen space, cofmmunity sport. leisuse spending by £51,596.6
which could far example provice 2 5 3 side feothal pllches

{zmatnt

Crasate 14 affandzbie ; Gererate E51,596.8 10 arC
nomes 2ducation spend nd which

could provide up ic 24
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Figure: NHBC Housing Calculator




